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Neighborhood Development Corporation 
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Context 
 

The City of West Des Moines is initiating revitalization efforts in the Valley Junction 

neighborhood.  While the revitalization program has yet to be fully structured, the expectation is 

that the program will include: 

 

 A research phase,  

 A strategic planning phase, and  

 An implementation phase. 

 

The intent of the revitalization effort would, among other things, be to increase commercial and 

residential investment in the neighborhood. 

 

NDC and the City have been in discussions concerning the various roles that NDC could play in 

assisting in the revitalization effort.  The following proposal responds to one of those possible 

roles. 

 

The Assignment 
 

NDC proposes to undertake an Awareness, Attitude, and Use (AAU) study for Valley Junction.  To 

this end NDC, with assistance from its consulting team, will: 

 

 Design and undertake a survey intended to test the public’s awareness, attitude, and use 

of the 5th Street commercial area and their interest in living in the Valley Junction 

neighborhood in the future.  

 

 Explore these themes with three consumer focus groups, each representing a potential 

target market niche; (e.g. young singles and couples, empty nesters, and another 

potential market niche as yet to be determined). 
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 Discuss the results of these investigations, in a focus group setting, with neighborhood 

and community leaders that will be involved in the revitalization process; and 

 

 Summarize the results of the survey, focus groups, and their implications for 

neighborhood revitalization in a written report. 

 

The results of the investigations will be of use to:  

 

 The revitalization planning team;  

 Neighborhood residents, businesses, and property owners;  

 The City of West Des Moines; and  

 Existing and potential future investors. 

 

The Neighborhood Development Corporation 
 

The Neighborhood Development Corporation (NDC) is a non-profit 501 (c) (3) corporation that 

specializes in neighborhood revitalization projects in Greater Des Moines.  Incorporated in 1999, 

NDC has undertaken a series of development projects, including historic commercial building 

renovations and new commercial, residential and mixed use developments.  NDC projects include 

the following: 

 

 The Temple Block, a historic mixed-use building renovation, on 6th Avenue in Des Moines, 

recently sold to a local investor; 

 The Wherry Block, a historic mixed-used building renovation, also on 6th Avenue; 

 Wherry I and II, new one-storey commercial infill buildings, adjacent to the Wherry Block; 

 La Placita on East Grand, an integrated complex composed of both renovated and newly 

developed commercial buildings; 

 Madison Flats, a new 27-unit apartment building located on Indianola Avenue in Des 

Moines, recently sold to a local investor; and 

 Sevastopol Station, a new 2-storey, mixed use building located on East 6th Street in Des 

Moines. 

 

NDC is currently developing three projects with more than 180 residential units on Indianola 

Avenue and SW 9th in Des Moines.  It is also currently undertaking consulting work for local 

private investors in Clive and Uptown Ankeny, and providing support to neighborhood 

revitalization efforts along SW 9th, East Grand, and Ingersoll & Grand Avenues in Des Moines. 
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The Consulting Team 
 

The consulting team will consist of three firms, namely: 

 

 The Neighborhood Development Corporation; 

 Revelations Research Solutions; and 

 Marketing Matterz. 

 

NDC will function as the lead consultant and project manager, Marketing Matterz will assist in 

writing the survey instrument, and Revelations Research will manage the focus groups and the 

numerical survey analysis.  All three firms will participate in the broader survey analysis.  NDC will 

then summarize the survey findings and review implications for the forthcoming revitalization 

strategy. 

 

The principal consultants on the team are: 

 

 Glenn Lyons MCIP, Neighborhood Development Corporation; 

 Teresa Grantham PRC, Revelations Research Solutions; and 

 Karen Ridings, Marketing Matterz. 

 

Biographies of the consultants are provided at the end of this proposal. 
 

 

Project Time Frame 
 

This project is expected to take approximately 100 days from the commission date.  Work in the 

first 60 days focus on the survey; the next 30 days will involve the focus groups; and the last 10 

days will involve report writing and finalization.   

 

The time frame could be reduced if the survey and focus groups occurred concurrently.  This, 

however, is not recommended because it is proposed that the survey results be used to select 

the focus group participants, the third consumer group make up, and the questions for focus 

group discussion. 

 

The Proposed Budget 
 

The proposed budget is $27,500, including all fees and expenses.  The client would receive a monthly 

invoice summarizes fees and expenses incurred, and a budget status report, for the duration of the 
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project.  The $27,500 budget would be a maximum amount that would only change if the client requested 

additional work that is beyond the scope of the contract.  The budget is based upon the following costs: 

  

 

Proposed Project Budget  

   

NDC Project Management  $          2,000  

 Neigh’d Leaders Focus Group  $          1,876  

 Overall Report Writing  $          3,500  

   $          7,376  

Revelations Research Survey Programming  $              500  

 Numerical Survey Analysis  $          2,500  

   $          3,000  

Revelations Research Focus Group Moderation (3)  $          5,000  

 Focus Group Facility Rental  $          1,800  

 Focus Group Recruiting etc.  $          4,212  

 Focus Group Co-op  $          2,700  

   $        13,712  

Marketing Matterz Survey Design & Analysis  $          2,500  

Contingency   $              912  

Total Fees & Expenses   $        27,500  
 

 

  

  
 

Deliverables 
 

Project deliverables will include: 

 

 A copy of the survey questions and a numerical summary of the results; 

 Four focus group sessions, which the client can be witness to; and 

 A final written report summarizing the survey results, the focus group discussions, and 

the implications for strategic revitalization planning in the neighborhood. 

 

Client Participation 
 

The City of West Des Moines will be able to participate in the study in the following ways: 

 

 Discussions with the lead consultant prior to survey design; 

 Review of the draft questionnaire; 
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 Discussion with the lead consultant regarding the selection of the third consumer focus 

group and the general themes to explore in the consumer focus groups; 

 Discussion with the lead consultant regarding the invitation list for the neighborhood and 

community leaders focus group as well as the themes to explore in that meeting; 

 Viewing of all four focus group sessions; 

 Review of the draft written report; and 

 Discussions with the lead consultant concerning next steps in the revitalization process 

following completion of the final written report. 

 

Consulting Team Bios 
 

Glenn Lyons has over 35 years’ experience as an urban, corporate and strategic planner in the 

public, non-profit and private sectors.  He specializes in downtown and inner city/inner suburban 

areas.  His work is diverse involving community and business area revitalization, urban planning 

and real estate development, property tax consulting, heritage preservation, non-profit 

association management, crime prevention, affordable housing development, and teaching.  

 
Glenn has worked throughout Western Canada, and in Arizona and Iowa.  He has Masters Degrees 
in Environmental Design (Urbanism) and Business Administration (Finance) from the University of 
Calgary.  He is a longstanding Member of the Canadian Institute of Planners. 
 
Glenn is currently the Executive Director of the Neighborhood Development Corporation; a non-
profit housing and commercial development company that is involved in neighbourhood 
revitalization efforts in Greater Des Moines.  Previous experience in senior management positions 
includes work with the City of Calgary Planning & Building Department, the Calgary Downtown 
Association, Newell Group, Deloitte & Touche LLC, Lyons Venini & Associates, the Real Estate 
Development Institute, the Downtown Tucson Partnership, and the Downtown Community 
Alliance in Des Moines. 
 

Karen Ridings is President of Marketing Matterz, which is now based in Port Townsend, 

Washington.  She is a marketing strategist, who brings vast cumulative experience to every 

assignment she works on.  Over the years, she has worked across a large range of businesses and 

organizations including:  Apple, Hewlett Packard, AT&T Wireless, Westin Hotels & Resorts, Alaska 

Tourism & Marketing Council, Clarke University, various CPA firms, the Greater Dubuque 

Community Foundation, and the Downtown Community Alliance in Des Moines. 

 

Ridings has a wealth of experience in marketing research, having conducted scores of one-on-one 

interviews, developed copious survey questions, analyzed hundreds of pages of data which she 

then turned into relevant information her clients used to make better marketing decisions. 

Recent assignments involved Des Moines’ Operation Downtown Assessment Perception Survey 

(co-developing the survey, analyzing the results and writing an in-depth follow up report) and 

developing a web site and blog for a small business.  
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Teresa Grantham is President and Owner of Revelations Research Solutions.  She is an 

experienced and dedicated professional with more than 20 years’ experience owning and 

operating focus group facilities in the Midwest.  Teresa brings the unique combination of savvy 

project management and research intuition to each project.  She leads a cross-functional team of 

professions adept at fulfilling the most sensitive and hard to reach qualitative projects on a tight 

timeline. 

 

Her past work includes extensive experience with clients in food promotion, including General 

Mills, Nabisco, Quaker, Kraft, Keebler and more.  She has conducted consumer research, ranging 

from competitive issues to employee and customer satisfaction.  Teresa is a former member of 

the Board of Directors of the Better Business Bureau. 

 

 


